
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

P.A.S.: Special Permit #450N DATE: July 9, 2002

PROPOSAL: To add 15 short-term living units and two parking areas to the Madonna
Rehabilitation Hospital.

LAND AREA: 23.65 acres, more or less

CONCLUSION: With amendments, the application will meet zoning requirements and
design standards.

RECOMMENDATION:  Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached Certificate of Ownership.

LOCATION: S. 52nd Street and South Street

APPLICANT: Madonna Rehabilitation Hospital
5401 South Street
Lincoln, NE 68506

OWNER: same

CONTACT: Scott Sullivan 
209 S. 9 th Street
Lincoln, NE 68508
(402) 475-1787

EXISTING ZONING: R-2 Residential

EXISTING LAND USE: vacant portion of the Madonna Rehabilitation Hospital site

SURROUNDING LAND USE AND ZONING:  

North: R-2, O-2, and B-1 Residential, commercial, and office
South: R-2 Residential
East: R-2 Residential
West: R-2 Residential
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COMPREHENSIVE PLAN SPECIFICATIONS: The Land Use Map designates this site as
Public and Semi-Public - an area with structures that serve the general public. The 2025
Comprehensive Plan states:

Hospitals represent one of the highest and most important community service land uses. Further construction
on these campuses in the future is likely. Any hospital expansion will need to take into consideration the
impact on the adjacent neighborhoods. (p F141)

HISTORY:  
April 7, 1999 Planning Commission approved Special Permit #450-M, which added

three assisted living facilities. 
July 28, 1998  Madonna applied for a Special Permit #450-L for a temporary parking

lot during the construction of the addition to the St. James building.  That
application was withdrawn and the temporary parking was approved by
an administrative amendment by the Planning Director.

July 15, 1998 Planning Commission approved S. P. #450-K to allow the construction
of a 3-story addition to the St. James Building.

April, 1994 S.P. #450-J added a new research and education wing.
March, 1992 S.P. #450-I approved temporary parking for employees of a construction

company while working at Bryan Memorial.
December, 1991 S.P. #450-H added Day Care Center for children.
April, 1989 S.P. #450-G granted approval of a Rehabilitation Therapy Extension.
July, 1987 S.P. #450-F granted an expansion for Adult Day Care.
March, 1987 An expansion for an Ancillary Office Building was filed and subsequently

withdrawn, S.P. 450-E.
July, 1985 S.P. #450-D added a storage building.
July,1984 S.P. #450-C added outpatient rehabilitation addition.
1979 The Zoning Update converted this area’s zoning from A-2 Single Family

to R-2 Residential.
November, 1974 S.P. #450-B added 120 beds and parking.
January, 1969 S.P. #450-A increased beds to 132.
December, 1968 Special permit #450 for the 120 bed Madonna Nursing Home was

approved.

UTILITIES: Available

TOPOGRAPHY: Gently sloped from the north portion of the site to the south.

TRAFFIC ANALYSIS: South Street and Normal Boulevard are classified as minor arterials
in the 2025 Comprehensive Plan.

PUBLIC SERVICE: City Fire and Police.
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AESTHETIC CONSIDERATIONS: The proposed buildings are adjacent to existing
residences owned by the Benedictine Convent of the Sacred Heart.

ANALYSIS:

1. This request is to add 15 residential units (3 four-plex and 1 three-plex) and two
parking lots to the campus of Madonna Rehabilitation Hospital.

2. Special permits for health care facilities are discussed in §27.63.080, which states:

Health care facilities may be allowed by special permit in the R-1, R-2, R-3, R-4, R-5, R-6,
R-7, R-8, O-1, O-3, B-1, B-2, B-3, H-3, or I-1 zoning districts under the following conditions:
(a) Parking. Parking shall be in conformance with Chapter 27.67; additional parking
requirements may be imposed. Traffic may be required to be discharged into a major street as
designated in the Comprehensive Plan, or into a classified collector. No parking shall be permitted
in required front or side yards; all parking shall be screened.

The site plan shows adequate parking, although the plan should designate
which spaces are to be used for the proposed family housing. The new parking
areas do not meet design standards for screening and landscaping. 

(b) Yard and area regulations.
(1) Buildings shall not occupy over thirty-five percent of the total land area
covered by the special permit.

The buildings occupy 21.48% of the total land area.

(2) Yards abutting a nonresidential district shall be the same as those required in
said abutting district.
(3) Any yard abutting a residential district or located wholly or partially in a
residential district shall be the greater of ten feet or that required in the said abutting district,
plus an additional one foot setback for each one foot of height shall be provided between
the yard line and the wall nearest the yard line for that portion of the building exceeding
twenty feet in height.

The family housing has not been dimensioned from the lot line, but it does not
appear to meet the 25' setback requirement. If the housing is more than 20' in
height, the setback requirement will be greater.

(4) Required front and side yards shall be landscaped.
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No landscaping has been shown in the front yard of the proposed family
housing.

(5) The City Council may increase or decrease these requirements with consideration
given to both facilities and adjacent environment.

The applicant has not requested any waivers.

(c) The proposed health care facility shall conform to all applicable state and federal
requirements.
(d) The location of health care facilities shall be readily accessible to the area served. Such
facilities should be located on major streets near the center of the area to be served.

The facility is located on South Street and S. 56th Street, both of which are
major streets.

3. The site plan contains a number of remnants and notes from previous special permits
and administrative amendments. These should be removed.

4. The new housing will provide one unit for the resident Priest for Madonna. The plan
should clarify what will happen to the existing pastor’s house.

5. Landscaping, screening and other items are required in order to meet the codes
requirements unless waivers are requested.

CONDITIONS:

Site Specific:

1. This approval adds three 4-plex and one 3-plex structures and adds two asphalt
parking areas to the previously approved Madonna Rehabilitation Hospital campus.

General:

2. Before receiving building permits:

2.1 The permittee shall complete the following instructions and submit the
documents and plans to the Planning Department office for review and
approval.

2.1.1 A revised site plan including 5 copies showing the following revisions:
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2.1.1.1 Remove “new” and “existing” labels for buildings and
features which are already in place. Examples include
sign #7, the storage buildings, the curb cut on S. 54th

Street, and the assisted living units.
2.1.1.2 Show the housing on the northwest corner of S. 56th

Street and Glade Street.
2.1.1.3 Provide a landscape screen between the new parking

and S. 52nd Street.
2.1.1.4 Provide screening which meets design standards for

multi-family dwellings between the proposed family
housing and the residences on the NW corner of S. 56th

Street and Glade Street.
2.1.1.5 Dimension the distance from the lot lines to the new

parking areas and the proposed family housing.
2.1.1.6 Show that the family housing setback meets the

requirements of §27.63.080(b)(3).
2.1.1.7 In the sign table, remove the “new sign” label next to sign

7 - this sign was shown on a previous administrative
amendment. 

2.1.1.8 In the parking calculations, clarify the number of new stalls
(78 were previously approved as gravel parking, for
example).

2.1.1.9 Show street trees on S. 52nd Street and Glade Street as
requested by Parks & Recreation.

2.1.1.10 Provide landscaping in the front yard of the family
housing.

2.1.1.11 The new parking lots must provide 1 shade tree within the
lot per 10,000 square feet of parking area. 

2.1.1.12 Use a bold dashed line to indicate the boundary of the
special permit.

2.1.1.13 Specify which parking stalls are for the family housing.

2.1.2 A final site plan with 5 copies as approved.

2.2 The construction plans comply with the approved plans.

2.3 The operation and the premises are to meet appropriate state and federal
licensing requirements.

STANDARD CONDITIONS:

3. The following conditions are applicable to all requests:
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3.1 Before occupying the family housing and parking areas all development and
construction is to comply with the approved plans.

3.2 All privately-owned improvements, including landscaping are to be permanently
maintained by the owner.

3.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

3.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

3.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

4. The site plan as approved with this resolution voids and supersedes all previously
approved site plans, however all resolutions approving previous permits remain in
force unless specifically amended by this resolution.

Prepared by

Jason Reynolds
Planner
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